
PLAN COMMISSION MEETING 

July 17, 2013 

 

 

 

Present: Cotton, Hoch, Riemer, Will, Workowski 

Absent: Hintz, Pape  

Others: City Administrator Rich, City Attorney Wurtz, Public Works Director Drake 

 

Will called the meeting to order at 7:00 p.m. 

 
Approval of agenda  

Cotton moved and Riemer seconded a motion to approve the agenda as presented. Motion 

carried 5-0. 

 

Approve meeting minutes – June 19
th

    

Hoch moved and Cotton seconded a motion to approve the June 19
th

 minutes as presented.  

Motion carried 5-0. 

 

Action items 

Public Hearing – Conditional use permit to allow a bed and breakfast in a R-1 (residential) 

district at 602 Woodside – David Novick 

Mayor Will opened the public hearing at 7:03 p.m.  David Novick was not able to be present to 

address the Commission as he was out of the country, so he sent an email explaining the project 

and Joan Karsten, Century 21, was present to help address any questions.   Novick plans to offer 

four guest bedrooms and would to live on either the third floor or would renovate the guest house 

for private living space.  Nine parking spaces could be accommodated on site.  The building is 

5,400 square feet, with a detached 3 car garage and an 1,100 square foot guest house.  Several 

individuals from the general public were present to address the Commission.   

 

Tom Moniz, 612 Woodside, inquired about parking requirements.  Rich reported the requirement 

is one stall per guest room plus one per employee.  Parking is more than adequate. 

  

John Tennyson, 541 Woodside, whose driveway is across the street, east of the proposed bed and 

breakfast, questioned why a special use permit is required and cautioned about setting a 

precedent.  Cotton inquired about grounds to deny the request, and pointed out that conditions are 

typically put on the conditional use permit to address concerns.   

 

Mayor Will mentioned an email that was submitted from a neighbor who was concerned that if 

the bed and breakfast is not successful there is a fear it will then turn into rental units and 

eventually fall into disrepair.  The Mayor stated, and Wurtz confirmed, that since the zoning is R-

1 (residential), multifamily use would not permitted.   

 

Penny Moniz, who lives two doors to the south, spoke in favor of the proposed bed and breakfast.  

Penny’s mother lived in the house back when it was a sorority.  There used to be a ballroom on 

the third floor and an attic above.  The proposed use would be a good use of the property.  Penny 



doesn’t want to see it become an apartment building not kept up, with police calls, etc.  Penny 

encouraged the Commission to approve the bed and breakfast request and feels that the off street 

parking proposed is more than adequate. 

  

Hoch inquired of Karsten about whether she has seen property values decline around bed and 

breakfasts.  Karsten stated that with the significant amount of interior work that would need to be 

done on this property values will most likely increase.  There have been two other bed and 

breakfasts in the community, and she has seen no harm to either of the neighborhoods. 

 

Mayor Will closed the public hearing at 7:27 p.m.  Riemer inquired if a commercial kitchen 

would be required.  He would like to see no impact from the exhaust fan to the neighbors. 

 

Hoch inquired about parking.  Drake would like to see a limitation put on the amount of 

impervious surface.  There is currently no minimum green space requirement in R-1.  Permits will 

be required, depending on the amount disturbance. 

 

Riemer inquired about accessibility for the fire department.  Karsten responded the building has a 

fire escape.  All commercial codes will need to be met.  Plans would need to be submitted to the 

State for approval.   

 

Cotton moved and Hoch seconded a motion to approve the conditional use permit request for 602 

Woodside with the following conditions: 

 Adequate screening of parking areas from neighboring properties 

 Parking plan to be approved by City Engineer, with adequate green space 

 Lighting may not spill over to neighboring properties 

 Commercial kitchen to have minimal impact on neighborhood, and screened 

 On-site parking required of overnight guests 

Motion carried 5-0. 

 

Public Hearing – amend City’s floodplain ordinance 

Mayor Will opened the public hearing at 7:55 p.m.  Drake stated the purpose of amending the 

floodplain ordinance is for reducing the hazard rating on the dam.  There is no residential impact 

where there would be greater than two feet of water in a structure.  The dam failure shadow 

reflects the areas impacted only if the dam completely fails.  The white area on the map reflects 

the 100-year floodplain.  A 500-year flood would be a storm much larger than that of 2008.  One 

couple was in attendance for this issue and indicated there would be minimal impact to their 

home.  The dam failure shadow took up a little more of their yard but did not reach the house.  

Mayor Will closed the public hearing at 8:03 p.m.  Workowski moved and Riemer seconded a 

motion to recommend approval of the amendment of the City’s floodplain ordinance to the  

Council.  Motion carried 5-0. 

 

Certified Survey Map – Jaystone Properties, LLC (Fenton Street) 

John Maas, Project Manager for JMM Consulting, LLC, addressed the Commission on behalf of 

Charley Fakes, Jaystone Properties, LLC, the owner of the property and Nicolet Lumber, the 

General Contractor/Developer of Phase II of Cobblestone Estates Multi-Family Housing project, 

and explained the only revision to the Certified Survey Map is to take the east side of Lot 1, 



which will be used to construct the proposed Phase II project, and convert that from an easement 

to make it contiguous to Lot 2.  This provides access to build a road to access Lot 2 if the third 

phase of the development is not constructed.  Cotton moved and Riemer seconded a motion to 

approve the Certified Survey Map.  Motion carried 5-0.  Cotton stated he would like to see the 

fence on Phase I installed as soon as possible.  Riemer reported he received concerns about 

snowplowing at the entrance and runoff waters, as well as lighting concerns.  Maas thanked the 

Commission for sharing the concerns and will address them with the property owner.  Maas 

encouraged that if anyone hears of any issues or complaints over Phase I or anything they are 

doing in our community please do not hesitate to contact him. 

 

Correct official city map to correct mapping error between 1984 and 1992 

Rich explained that there is a lot at 428 E. Oshkosh Street, currently owned by Exxon Mobil Oil 

Company, that is being sold, and during the sale process it was discovered that the zoning of the 

property had somehow changed from Industrial to R-3.  A zoning map from 1984 shows the 

parcel to be zoned Industrial, and a later zoning map from 1992 shows the parcel to be zoned R-

3.  The owner stated they never requested a re-zoning of the property, and review of the minutes 

of both the Plan Commission and the Board of Zoning Appeals between 1984 and 1992 reflects 

no record of a re-zoning.  The change appears to be a mapping error that needs correction.  

Motion by Will, second by Hoch, to recommend approval of the correction to the official city 

map to correct the mapping error that occurred between 1984 and 1992.  Motion carried 5-0. 

 

Discussion items 

Mini-storage 

Mini-storage is currently permitted in the I-3 (light industrial) district.  The City has no parcels 

zoned I-3 at this time.  Minutes from the March 17, 2010 Plan Commission meeting reflect that 

an ordinance amendment was approved prohibiting warehousing in B-1 and B-2 districts.  Hoch 

stated the intent was to simply keep mini-storage in Industrial and out of B-1 and B-2.  Cooper 

Jess of Good Impressions, and owner of mini-storage units on Douglas Street, addressed the 

Commission and described the strong need for mini-storage in Ripon, especially with all the 

new apartments coming on line in Ripon.  The Commission directed staff to bring back a draft 

ordinance amendment adding mini-warehouse self-storage units to Chapter 20.36.010, number 

9 under Section B, as a use permitted with a conditional use permit in the Industrial district, as 

well as a definition. 

 

Wellhead protection overlay district 
At last month’s meeting Drake shared a draft of the zoning overlay district as well as a draft 

ordinance, which will restrict uses in the draw area.  Existing non-conforming uses would be 

grandfathered.  Drake had put together a list of existing non-conforming business affected in the 

primary “Well Head Protection 1” area.  Seven businesses may become nonconforming.  One of 

the current uses identified was Item #7 chemical storage, and Drake suggested that the word 

“bulk” be inserted ahead of chemical, and that bulk be defined as an “aggregate quantity 

exceeding 500 gallons”.  Item #24 photography and the developing of film, Drake recommended 

that with today’s technology this item could be deleted.  The other two items, #8 dry cleaning and 

#13 foundries, would be existing non-conforming uses.  No additional reporting would be 

required of these businesses.  Motion by Cotton, second by Hoch to recommend approval of the 

wellhead protection ordinance to Council.  Motion carried 5-0. 



  

Draft amendment to B-1 (Central Business) zoning ordinance 

Rich reviewed the proposed change to the B-1 zoning ordinance from last month:  Residential 

uses were deleted from “Uses Permitted by Right”, and a sentence was added in the “Uses 

Permitted with Conditional Use Permit” that requires “if the property is located in the Downtown 

Development District, then the residential unit must be located above the first floor level of the 

principal use.”  Last month Commissioners reviewed the map of the proposed Downtown 

Development District, and it was suggested that perhaps the restriction should apply to all of B-1 

instead of just the downtown. A map of the boundaries of the entire B-1 district was reviewed, 

and it was decided not to include all of B-1.  Hoch suggested adding both sides of Blackburn 

Street to the Downtown Development District, from Jackson to E. Fond du Lac Street, as there 

would be minimal impact in that area.  Drake will provide a more detailed map of the Downtown 

Development District for the Commission to review at their next meeting. 

 

Project updates and staff reports 

The new hospital’s photometric plan and landscaping calculation were submitted and are in 

compliance.  Copies of the plans are available if anyone would like them. 

 

Agenda items for future meetings 

The Commission discussed holding a special meeting for Cobblestone Phase II site plan review 

and decided to stay with the next regular meeting on August 21
st
.  Commonwealth will be 

bringing forward their request for conditional use permit and site plan review at that meeting as 

well.  The will also be a re-zoning request for a lot on Windsor Rd. 

 

With no further business before the Commission, Cotton moved and Riemer seconded a motion 

to adjourn.  Motion carried 5-0.  Will declared the meeting adjourned at 9:08 p.m. 

 

 

Respectfully submitted,  

Lori Rich, City Administrator 


